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LOWER MAINLAND REGIONAL PLANNING BOARD OF B.C. 


9 
J. W. WILSON, S.M., M.R.P., P. ENG., EXECUTIVE DIRECTOR 





PHONE: LAxkeview 2-0515 


624 COLUMBIA STREET 


NEW WESTMINSTER, 8. Cc. 


March, 1957 


The Mayor and Council, 
City of Langley, B.C. 


Gentlemen: 


I have pleasure in forwarding to you Part I of 
‘A Comprehensive Plan For Langley', prepared for you by 
Mr. Nigel Richardson. At the same time I wish to compli- 
ment you on your foresight in having this done at so 
early a stage in your City's development. There can be 
no doubt that the monies you have invested in planning now 
will return to you manyfold in the years to come. 


Part II, which deals with detailed technical 
and legal matters necessary for the implementation and 
administration of the plan, will be completed and 
presented to you when you have considered and passed 
judgment on Part I, so that it may give effect to your 
decisions, whatever they may be. 


Lastly, although it is mentioned strongly in 
the text, let me stress again the crucial importance of 
keeping your plans up to date by regular reviews. In 
addition, in view of the tremendous growth rate of the 
region I would strongly urge you to consider every year 
the advisability of special studies or amendments to take 
account of unforeseen developments. This would be wise 
whether or not any action is deemed necessary. 


We wish to thank the many people who have in 
many ways contributed to this plan, but especially Aan 
Mr. C. T. Partington, your City Clerk, whose assists eK 
and advice have been invaluable. ' 










Yours sincerely, 





e J 
es W. Wilson, 
Executive Director 


Digitized by the Internet Archive 
in 2021 with funding from 
University of Toronto 


https://archive.org/details/planforlangleyOObrit 
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I : THE BACKGROUND OF THE PLAN 


History 


The incorporation of the City of Langley in 1955 
marked the coming of age of a community which was born 
some forty years earlier when Chilliwack was linked to 
Vancouver by the B.C. Electric interurban railway. The 
new railway crossed the Old Yale Road two miles to the 
north-west of Murrayville, and around this junction the 
village of Langley Prairie grew. Between the wars the 
strategic location of Langley Prairie enabled it to out- 
strip the older settlements of Murrayville and Milner, and 
by 1941 it had a population of about a thousand, which grew 
steadily during and after the war to reach 2,060 in the 
summer of 1956. 


Langley Today 


The City lies in the middle of a farming area and 
has always been primarily a commercial centre for this 
hinterland, with Cloverdale its chief rival. For special- 
ised goods and services it is within the orbit of New 
Westminster and Vancouver, respectively 15 and 27 miles to 
the north-west.* As well as being a local trading centre, 


it depends to some extent on various small industries. 


The incorporation of the City detached from the 
Township of Langley not only Langley Prairie but also some 
farmland and a considerable area not yet cleared of bush. 

The City limits enclose a rough rectangle measuring 2.5 miles 
from north to south and 1.9 miles east to west, divided into 
halves by the Nicomekl River. 


*See map l. 
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Langley Prairie is in the north half, where the land 
is mainly sand over clay, sloping gently towards the river. 
Outside the town most of this land is cultivated, but urban 
development is. beginning to encroach on the farmland.* 


Since Langley Prairie grew around a focus of trans- 
portation routes, including the Trans-Canada Highway, com- 
mercial development has always been concentrated on the 
Highway. As a result there is now a compact business centre 
on the Highway between the railway and Telephone Road, with 
a longer but less compact commercial area - including many 
filling stations, used car lots and similar enterprises - 
between the railway and Carvolth Road. But this is almost 
entirely "ribbon" development, for there has been little 
expansion off the Highway. Behind the commercial frontage 
to the north, a small light industrial area is starting to 
develop around Lynch and Thornton Roads. Houses are for 
the most part strung along main roads and a few short side 
streets; there are only two or three small areas of compact 
residential development with built—-on lots backing on to 
each other.# 


The southern half of the City is quite different 
in character from the north.* It is hilly, rising about 
150 feet from the river to the southern boundary; most of 
the land consists of sandy clay or sand and gravel; and 
much of it is still in bush. There is as yet no urban 
development, though there is one large subdivision to 
urban-size lots extending across the eastern City boundary, 
and a number of smallholdings and scattered houses on large 
lots (two acres or more), mainly near the western boundary. 


The Future of the City 


Since 1941 the population of Langley has increased 
by about 5% per year.¥* If this rate of growth continues, 


*See map 2. *See map 3. ‘tSee map 4. 
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the City will reach a population of about 2,600 by 1961 and 
will double that by 1976, remaining at just over 3% of the 
total population of the Fraser Valley municipalities south 
of the river. However, this forecast assumes that the City 
will maintain its present economic position in the Valley, 
and this depends on several factors which might either 
increase or diminish its relative importance. 


Since Langley owes its existence and prosperity to 
its key position on several transportation routes, it 
follows that a major change in the transportation pattern 
could be a serious threat to the City's future. The con- 
struction of the new Trans-Canada Highway to the north could 
mean the diversion of trade from Langley to new communities 
and a consequent decline in its economy. But this need 
not happen if the City takes advantage of its "head start" 
and takes measures to maintain its position through the 
improvement of the services it provides and by making 
itself attractive both to industry and to house-—builders. 
This means: 

(a) making use of the willingness of many people 
today to do their regular shopping ten or 
fifteen miles from home, and establishing 
Langley as an attractive shopping centre for 
the inhabitants of a large part of Surrey and 
Langley District. A glance at the map will 
show that the City's location is well suited 


tor this — if the necessary facilities are 
made available; 


(bd) attracting "footloose" industries by preserv- 
ing good industrial sites close to transporta- 
tion facilities, keeping them from being broken 
up into small lots, and making full services 
available; 


(c) encouraging house-builders by maintaining 
attractive, safe and pleasant residential areas 
with urban services and facilities. 
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Inevitably the spread of the metropolitan fringe 
will affect Langley sooner or later, which makes it doubly 
important that the City should protect itself in good time 
from the piecemeal subdivision and haphazard development 
which has threatened the character and finances of other 
municipalities. Continued growth and prosperity will 
depend increasingly on maintaining Langley's attractive- 
ness to shoppers, industries and residential development. 
This imposes a great responsibility on the enterprise, 


vision and determination of all its citizens. 


The Planning Problems 


Unless firm steps are taken now to avert then, 
Langley's continued growth will inevitably create serious 
problems as time goes on. The beginnings of some of them 
can already be seen, including: 


mixed development: this means, for instance, the 
building of filling stations in residential areas 
or houses in central shopping districts. The 
Trans-Canada Highway frontage between Carvolth 
and Thornton Roads is a glaring example of mixed 
development. Some of its faults are obvious - 

the destruction of residential character and the 
reduction of property values, for instance. 

Others are less obvious but no less important, 
such as the difficulty of planning suitable street 


systems or providing adequate municipal services. 


traffic congestion: at the moment, major region- 
al roads such as the Trans-Canada Highway and the 
New McLellan have to be used also to carry local 
traffic from one part of Langley to another and 

to give direct access to most of the City's 

houses and shops. If Langley continues to straggle 





along through roads and does not develop into a 
compact community with its own local street 
system, traffic congestion will inevitably 
increase, to the inconvenience of everybody 

and the detriment of local trade. This con- 
gestion will be intensified by parking diffi- 
culties unless early steps are taken to provide 


off-street parking facilities. 


poor circulation and street access: map 5 shows 
the lack of a coherent pattern of local streets. 
Most of those which now exist are no more than 
dead-end streets projecting at random off main 
roads. Even today this is inconvenient, but 

as the City grows larger, increasing traffic 
difficulties will result from awkward subdi- 
visions, dangerous intersections, road jogs and 


roundabout time-wasting street systems. 


lack of recreational facilities: the only 
public park in Langley today is the ball park 
on Douglas Crescent, which is too small for 

its purpose. There are no local parks in resi- 
dential areas. While Langley is fairly small 
these deficiencies are not too serious, but 

as it grows the lack of proper recreation faci- 
lities will be felt increasingly strongly. It 
is therefore vital that the City should adopt 

a forward-looking parks programme to enable it 
to set aside land today for the needs of to- 
morrow. 


sprawl: "sprawl" means scattered, piecemeal 
building development. Its results are bad from 


every point of view. It is ugly; it cannot be 










qrigvud 
‘. mve 


tems Lite 


“7 94) 
« kis 





ton aoeb b 
sot 
MOl Ieenie-: 


: 
— =) _ 
tia Edu OT sige 
ioe: 5 vz cnspamad 


Te Phere t h «@ 


rr 
és 

a 
A 





i." ts. tteey. ss “ai 

Aes ob | 
eeltixve a 
‘soy soottaul te 















BiNGILS BGS 
lo noal ot? 
aria 7 ’ Pook 


Ee: 
= 2 fj SS Oe 
oes ). eaalgeeret: le 


% 
e bAc? fay) fag 

i custoG ae he 
SBOUTEN BRL) °' i / 


s43 ferjaob .¢ 


LSob rit) 






WOTTON aah 


; > Pati te 
wequ"  tymee’ 
isyoh gelbited ; 


“wreve 











UNSAFE... UNECONOMICAL..... UNATTRACTIVE..... 


DRIVING THROUGH LANGLEY ALONG THE 
TRANS-CANADA HIGHWAY, YOU CAN SEE: 


e SPRAWL 
(near the Old Mclellan Road) 





e HOUSES FACING AN AUTO-WRECKING LOT 
(Carvolth Road ) 





e TRAFFIC CONGESTION 
( Topping Road) 





-@ CHILDREN IN DANGER 
(a school crossing at Berry Road ) 





oe THEY CAN BE AVOIDED THROUGH PLANNING 
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provided with proper shopping facilities or 

urban services; it takes farmland out of 
production and often results in tax delin- 

quency. Most important, sooner or later the 
municipality will face staggering bills for 
sewers and water supply for areas which have 

made them necessary but cannot themselves pay 

for them. This problem is already giving other 
Fraser Valley municipalities their worst headache; 
and the first signs are now appearing in Langley.* 
Sprawl can only be dealt with effectively before 
it starts. If Langley is to avoid serious fin- 
ancial difficulties in the future, preventive 


action must be taken now.? 


These are some of the problems which Langley will 
face in the future unless steps are taken to avert then. 
The longer they are left the more difficult and expen- 
Sive they will be to deal with. Langley's future pros- 
perity will depend very largely on the will of its 
citizens to meet tomorrow's difficulties - as well as 
today's - today; and this can only be done through 


f . 
planning. 


The Aims of Planning 


The aims of a comprehensive plan for Langley 


would be: 


(1) to allocate adequate and properly located 
areas for every kind of use of land and to 
prevent incompatible areas becoming inter- 
mixed; : 


*See map 4. 


+For detailed facts about this crucial problem, see Urban 


Sprawl and Economic Aspects of Urban Sprawl, Lower Main- 
land Regional Planning Board, 1956. 
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(2) to see that each of these areas is properly 
laid out and equipped for the purpose for 
which it is to be used; 


(3) to keep the community reasonably compact, 
for the sake of attractiveness, to make 
urban services and facilities economically 
possible, and to avoid excessive taxes and 
municipal costs; 


(4) to provide a well-arranged system of streets 
in order to avoid traffic congestion and to 
provide easy and efficient access to all parts 
of the City; 


(5) to ensure that adequate parking facilities 
are available; 


(6) to provide convenient, attractive and properly 
equipped parks and playgrounds for citizens of 
all ages. 


When these various aims are integrated into a compre- 
hensive plan something more is created than a negative 
attempt to avoid certain difficulties. The plan becomes 
a positive and constructive guide both for Council as a 
city-building—and-servicing body and for the citizens in 
their private building operations. Only thus can a City, 
not only efficient and economical but capable of inspir- 
ing the pride and affection of its citizens, evolve from 


the activities of many different people and organisations. 
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2 : LONG-RANGE PLANNING POLICIES 


To be of practical value the detailed "working plan", 
which is described in Section 3, must be limited to a rela- 
tively short period of time for which reasonably accurate 
forecasts can be made. But such a plan must be seen 
against a background of broad long-term policies. To 
supply this background, this Section takes a long-term 
view of trends and problems in Langley and sets out a 
few general approaches to deal with them. and to set the 
stage for the more specific five-year planning proposals. 
These proposals, which follow in Section 3, should be looked 


on only as the first steps in a continuing programme.* 


A. Control of Development 


Development control is normally carried out by 
means of a zoning by-law which divides the municipality 
into districts and specifies the types of development 
which are permissible in each district and the conditions 
to which such development is subject. In Langley, the 
chief immediate aims of zoning should be to maintain com- 
pact, well-defined urban areas and to prevent the invasion 
of agricultural land by sprawl. Zoning for urban develop- 
ment should always be based as far as possible on the 
anticipated need for land for this purpose over a speci- 
fic period of time, and should not be extended in area as 
long as there remain large areas of unbuilt-—on land within 
urban districts. 


The first objective of residential zoning should be 
to encourage the consolidation of the present residential 
areas through the filling in of the large tracts of vacant 


*Refer to Planning Proposals map inside back cover. 
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land lying behind the existing rows of house lots fronting 
on main roads. When this has been accomplished, resi- 
dential zoning in the northern part of the City could be 
extended step by step to the limits set by the river, the 
boundaries of the City, and other zoning districts or 
areas reserved for non-residential use. There is ample 
space within these limits to absorb all the likely resi- 
dential development for many years; while in addition, 
across the river there are grouns of houses in the south- 
western and south-eastern corners of the City which could 
eventually be developed into further residential areas 
with their own local facilities. 


Commercial development should be encouraged to 
extend from the present business area southward, nearer 
the geographical centre of the City, and in a compact 
form instead of as ribbon development; while at the same 
time allowance should be made for local shopping facili- 
ties at suitable points within growing residential areas. 


Land should be set aside for industry and protected 
by agricultural zoning from premature subdivision until 
it is actually needed for industrial purposes, when it 
can be rezoned subject to approval by the City of the 
nature, location and layout of the proposed development. 
The most suitable area for such an industrial "reserve" 
is the triangle formed by the B.C. Electric Railway line, 
the Highway and the northern boundary of the City; the 
land is flat, close to transportation routes, mainly 
undeveloped and separated from residential areas. This 
separation should be maintained by the use of open space 
or light industries to screen the industrial district 


from other areas. 


The chief aim of agricultural zoning should be to 


prevent the premature subdivision and haphazard develop- 
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ment of farmland - that is, to prevent sprawl. Apart from 
its use to maintain the industrial reserve, it can also 

be employed if necessary to preserve recreation areas and 
possibly in time even to create a permanent "green belt" 


on either side of the river. 


B. Roads and Streets 


The future prosperity of Langley will probably de- 
pend to a great extent on the ease and efficiency of traf- 
fic movement. It is therefore most important that an 
overall road plan should be used both as a basis for the 
City's own road construction programme and as a guide to 
subdividers. By preparing such a plan and extending it 
whenever necessary, new areas of urban development can be 
provided with efficient systems of local streets and also 
integrated in an orderly way into the general road pattern. 


The basis of such a comprehensive street plan should 
be a system of local circulation roads, constructed by the 
City, and laid out so as to link the different districts 
and enable traffic to circulate freely amongst them with- 
out having to use main highways for the purpose. Within 
each district, access streets or subdivision roads would 
carry the traffic from the circulation road to individual 


buildings. 


C. Public Facilities 


Careful long-range planning is of special importance 
in a recreation programme in order to secure land for parks 
well in advance of urban expansion, so that it can he 
obtained in the best locations and reasonably economically. 
Such a programme should provide for two types of park, the 
"Community" park for the use of the City as a whole, and 
the "local" park in a residential area. Three parks of 
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the first sort should ultimately be undertaken: a "community 
recreation" park for sports, games and general recreation; 

a "natural" park for walks, rides and picnics; and a small 
"central" park in the downtown area. Land for local parks 
should be acquired and developed parallel to or ahead of 

the development of new residential areas. 


In addition, consideration should be given to the 
maintenance of a permanent "green belt" along the river 
and the utilisation of the riverbanks with the connecting 
ravines and gullies for a system of footpaths which would 
connect the various residential areas to schools and to 
the central shopping district. While such a proposal 
might seem unrealistic in terms of present conditions, 
it is not so wnen seen in terms of the bigger and busier 
Langley of the future. It offers the prospect of a 
feature, unique in the Lower Mainland, which would con- 
tribute to the pleasure of Langley's citizens and the 
safety of their children. 


School sites should be planned in conjunction with 
parks where possible, with the locations based on resi- 


dential zoning. 


The future demand for other public buildings is 
less predictable, and these would have to be fitted into 
the plan as the need is foreseen. However, it is sug- 
gested that it would be most desirable to set aside a 
specific area for buildings of this nature, to include, 
if possible, the new City Hall, the Federal Building and 
the proposed central park, to form a true civic centre 
area. 
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53 : THE FIRST FIVE YEAR PLAN 


The long-range policies to be followed in planning 
for Langley have now been outlined. But these are too 
general to be of direct value in everyday administration. 
For this purvose a short-term Comprehensive Plan is needed 
to translate general policies into specific proposals, 
plans and regulations. Five years is normally considered 
a suitable time to be covered by such a Comprehensive 
Plan, it being understood that the plan will be completely 
reviewed and reworked into a new five-year plan at the 
end of that period. Thus planning proceeds in five-year 
stages in accordance with: a number of long-range general 


DOLICLES. 
The advantages of this procedure are: 
+ the plan will not become obsolete; 


- it will be brought up-to-date as an 
integrated whole instead of being 
amended piecemeal; 


. the zoning by-law and other components of 
the plan can be designed to guide a pre- 
dictable amount of development; 


- it can be used as a basis for public works 
programmes; 


- professional advice can be obtained on the 
regular five-yearly review. 


Planning by five-year stages does not mean that 
the plan must remain completely untouched between reviews, 
but amendments should be made only when there is a real 
need for them and when they do not conflict with the 


general aims of the plan. 
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The Components of the Comprehensive Plan 


A. Control of Develooment 


—— eee 


The zoning proposals for Langley for the first 
five-year period envisage districts for residential, 
commercial, industrial, special and agricultural uses, 
which may in turn be broken down into subsidiary districts, 
ée.g., heavy and light industrial, central and local com- 
mercial. The Planning Proposals sketch map shows the 
proposed initial distribution of these districts. 


Residential: for the immediate future, residential zoning 
should be designed primarily to encourage the filling in 
of the straggling residential areas around Langley Prairie 
(see map 3). The proposed urban residential districts 

are therefore confined to the localities around Langley 
Prairie in which a good deal of residential development 
has already taken place, or where the land has already 
been subdivided into building lots; with the single 
exception of the large subdivision to the south-east of 
the intersection of Simonds and Berry Roads. 


Allowance should also be made for bona fide small- 
holdings and for those people who, while not engaged in 
commercial agriculture, are prepared to dispense with 
urban services such as sewerage in order to live on large 
lots of an acre or more. There is already a good deal of 
this sort of development on the sloping, wooded land west 
of Carvolth Road and south of the disused railway right- 
of-way in the southern part of the City, and this area 
should be zoned for "rural" residential use, permitting 
the subdivision of land into lots of not less than an 
acre and the building of single-family houses only. 
Eventually, when it becomes economically practical for the 
City to supply full services to this area, it could be 
rezoned for "urban" residential development. 
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Commercial: lLangley's commercial area is already well 
established, and the principal aim of commercial zoning 
should be to encourage it to expand in depth, using 
vacant land along the western portion of Douglas Crescent 
instead of straggling further out along the Highway. 
Certain types of commercial development, such as filling 
stations, must be located on main roads and therefore 
must be given special consideration, but for the most 
part "ribbon" commercial development along a single road 
is undesirable from many points of view, especially if 
the road is a major highway. It means parking difficult- 
ies, traffic congestion and delay, and danger and incon- 
venience for pedestrians, all of which is eventually harm- 
ful to trade. 


Apart from the central commercial district, there 
will be a demand for local shopping facilities - drug- 
stores, small grocery stores, etc. — as a convenience to 
housewives. Commercial zoning should therefore allow for 


local shopping centres at certain points. 


Industrial: What little industry there is in Langley 


today is mainly situated behind the northern frontage 
along the Highway, apart from the Valley Lumber yard on 
the New McLellan Road. Potentially, the land north of 
the Highway, between Carvolth and Glover Roads, is suit- 
able for industry, being flat, close to both Highway and 
railway, and not yet built up or subdivided into small 
lots. The southern part of this district, near the com- 
mercial centre, should be zoned for light industry, with 
the remainder held for general industry. However, aoning 
so large an area for general industry would be premature 
at this stage and would mean that industrial development 


could take place at random and without effective control. 
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The land should therefore be left in agricultural use and 
kept in large parcels until needed for industrial use, 


at which time the zoning could be changed accordingly. 


Agriculture: All land not set aside for residential, 
commercial, industrial or public purposes should be zoned 
as agricultural land in order to prevent sprawl develop- 
ment. This would mean that subdivision would be restrict- 
ed and development limited to houses, schools, churches 
and similar buildings and to farm buildings. 


It should always be remembered that zoning alone is 
not enough. Its chief objective - encouragement of devel- 
opment of the right sort in the right places -— can only 
be fully achieved if it is reinforced by other measures 
which will help to make each district attractive to the 
sort of development for which it is intended. In par- 
ticular, zoning and public improvements should be com- 
plementary, zoning to serve as a basis for programmes of 
public works and services, and public improvements to 
encourage the desired type of development in each zoning 
district. Without zoning, parks, paved streets, sewers 
and water supplies can only be provided in a hit-or-miss 
fashions; without public improvements, there is little 
inducement to keep house-building within the residential 


zone rather than creating ever wider areas of sprawl. 


B. Roads and Streets 


In map 5 and the Planning Proposals sketch map 
the City's roads are classified into three types; 


through roads, carrying traffic to, from and 
through the City. Ideally, they should be suit- 
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able for carrying high-speed traffic unimpeded by 
slow-moving local traffic, pedestrians, parked 
cars, frequent intersections, school zones and 
Similar encumbrances. The principal through 
roads are a provincial responsibility and are 

not discussed in detail here. 


circulation roads, carrying traffic from one part 
of the City to another. They should form a com- 
plete system, linked with the through roads, to 

enable traffic to leave the latter and circulate 


ireeiy to all parts of the municipality. Being 


for the use of the community 
should accept responsibility 


tion and maintenance. 


access streets, serving only 
the land and buildings along 
be laid out according to the 


they serve and in such a way 


as a whole, the City 


for their construc-— 


to give access to 
them. They should 
needs of the locality 


as LO discourage their 


use as shortcuts. Initially these are usually the 
responsibility of private subdividers or develop- 
ers, though later maintained and improved by the 


City. 


Circulation Roads: In Langley there is now no integrated 


system of local circulation roads, and for the most part 
this purpose is served by the through roads such as the 
Highway and the New McLellan and Carvolth Roads. In 
Langley Prairie itself the only circulation road which is 
not also a through road is that made up by Michaud, 
Williams and Douglas Crescents, which now provides a con- 
tinuous link between the Carvolth and Berry Roads. This 
is a great asset, since it gives the western and south- 
western parts of the City better access to the commercial 


district than previously and also provides a central 
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crosstown route which is free of through traffic. It 
should be supplemented by another circulation road 
roughly parallel to it, further south toward the river; 
this would further improve access to the commercial dis- 
trict from the southern part of the City, complete a full 
traffic circulation system clear of the Highway for an 
important part of the City's urban area, give impetus 

to the southward expansion of the commercial district 

and to the general urban development of the area, and 
provide a sound start to a full circulation road system. 
This system should be carried further by improving East- 
leigh Crescent and Berry Road north of the Highway, thus 
giving traffic from the Glover Road direct access to 
Douglas Crescent and to the new road and helping to avoid 
congestion on the Highway. It might later be extended 
from the Carvolth Road to the New McLellan and from 
Hastleigh Crescent westward; but these are not envisaged 


as projects for the first five-year plan period. 


Subdivision and access streets: Since access streets are 


usually constructed by private owners in the course of 
subdividing individual parcels of land, they tend to grow 
in a completely haphazard way into a planless and ineffic- 


ient street pattern. 


The way to avoid this is to plan a system of access 
streets in all the districts in which urban development is 
to be allowed, before subdivision takes place, and through 
a subdivision control by-law to require all subdividers to 
lay out their streets in conformity with the official plan. 
This is generally in the interests of the landowner, since 
it usually results in higher land values and requires less 


land for streets tnan otherwise. 


The access street plan need not always be followed 


in detail. Variations to allow for local topography and 
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the special requirements of the individual subdivider can 
be permitted as long as they do not interfere with the 
aims of the general plan. 


C. Other Public Improvements: 


The constructive, as distinct from the regulative, 
aspect of planning deals with the provision of public 


facilities, such 4s services, parks, public buildings. 


(i) Services: A five-year zoning scheme normally 
serves as an excellent basis for a services 
and utilities programme covering the same 
period, since it is known where services will 
be needed during that time and’what the nature 
of the demand in each district will be. A con- 
struction schedule related to the municipal 
budget can then be drawn up for the installa- 
Gion of services without fear of having to 
provide for scattered building outside the 
scheduled area. This is not quite true, however, 
for the zones designated for the first five- 
year Comprehensive Plan, since these zones, 
which were dictated to a great extent by exist- 
ing conditions, will probably contain much more 
than five years' growth. It follows that 
economically feasible works programmes should 
be drawn uo for the most suitable areas within 
the zones, and it is recommended that this 
should be done by competent engineers in close 


cooperation with the City administration. 


The location of a sewage disposal plant will 
also depend on the results of a detailed engin- 
eering survey; but in terms of both engin- 


eering and broader planning principles a site 
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within the area bounded by the southern boundary 
of the proposed residential zone, the Carvolth 


Road, the old railway right-of-way and the west- 


ern boundary of the City seems to be desirable, 


Since it could be on or near the river, downstream 


from the main urban area but reasonably close to 


present and probable future areas of urban devel- 
opment, and on land which is not suitable for 


other uses. 


(ii) Parks and Playgrounds: For the first planning stage 
provision should be made for three types of rec-— 


reation area: 


4 small central.park in or near 


the commercial district, a large park with varied 


recreation facilities for the whole community, 


and a local park for the largest of the present 


residential districts. 


steps should also be 


taken now to reserve land in suitable locations 


for later park development. 


programme is as follows: 


Type of park 


Central; 2 - 3 acres; 
planted and landscaped; 
part of civicucentre 
project (see below). 


General recreation; not 


less than 20 acres; fairly 
central location; full 
recreational facilities. 


Natural park, for picnics 


and walks; 40 — 50 acres; 
scenic location; hilly 
woodland to remain unde- 
veloped except for trails 
and picnic sites. 


Local; 4 acres; one in 


each residential district; 
planted and landscaped; 
including playground. 


5-year programme 


The recommended parks 


20-year programme 


Site to be zoned; acquisition 
and development as this becomes 


possible. 


Site to be zoned; 


part at least acqui- 


red; comprehensive 
development plan 
prepared; develop- 
ment started. 


vite to be preserv— 


ed by agricultural 
zoning. 


Site to be acquired 


and develoved in New 
McLellan residential 


GLetricy, 


Full site to be 
acquired; long- 
term development 
programme to be 
carried out. 


To be acquired 
and necessary 
facilities 
provided. 


Further sites to 
be acquired and 
developed as urban 
residential zoning 
is extended. 
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(iv) 
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Schools: While the City itself is not respons- 
ible for schools, cooperation between it and 
the Scnool Board on the location of new schools 
would be to the advantage of both. Residential 
zoning would give the Board a reliable guide 

to the future need for schools, and its pro- 
gramme could be integrated with the City plan, 
providing for the reservation of school sites 
in suitable locations in or near residential 
areas, off main roads and perhaps adjacent to 


parks. 


Civic Centre area: For tne development of a true 


community as distinct from a mere collection of 
buildings, something more is needed than streets, 
sewers and schools. There must be a central 
focus, a symbol of its unity located in the 

heart of the community and intended for the use 
and enjoyment of every citizen. In Langley a 
very suitable and practical form for such a 
symbol to take would be a Civic Centre area, 
comprising a small park and a group of public 
buildings and offices. The new City building and 
the Federal Building could serve as the nucleus 
for such a Centre, to which might be added in 
Gourse Of time, for example, a new library, a 
community centre or public hall, a church, all 
grouped around an open space from which traffic 
would be excluded and in which shoppers could 
rest amid attractive, guiet surroundings. While 
commercial buildings would not necessarily be 
excluded, care would have to be taken that they 
would not detract from the character of the Centre 
and some regulztion of private development snould 


be maintained by the City. Of chief imnortance, 
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however, would be the preparation of a comprehen- 
sive plan for the Centre and the taking of approp- 
riate measures to ensure conformity with the plan. 
The nature and timing of such measures would depend 
on the site selected and the length of time before 
it became available for development. 


(v) Parking: Since the commercial prosperity of 
Langley under modern conditions will depend to 
a very great extent on the availability of good 
parking facilities, a/public car park, centrally 
located, should be secured while land is still 
available close to the shopping centre. The 
cooperation of the merchants should be sought 
for this project and in any case Council should 
consider thé advisability of assessing the cost 
against business properties on a local improve- 
‘ment basis. Parking facilities should also be 
incorporated in the Civic Centre development, and 
steps should be taken to ensure the provision of 
adequate parking facilities whenever the commerc-— 


ial area is extended. 


-* aa 
aed - a 
- 
- ol base 
’ 
e 4 7 
J « i 
— 
ae 
- ‘ - 























. ary. 
. = =m Us 

~ 2 

- . 

fia” 1, be 
f 

oa 
a ns 





i 
Ly! 

* 

Sek. +9 











30 


CONCLUSION TO PART I: 


"A Plan For Langley" has outlined the 
background to the planning of the City and has 
described the major features and general objectives 
of the proposed plan. But these objectives can- 
not be attained merely by producing or approv- 
ing a planning report. Action must be taken to 
turn recommendations into legislation, and the 
law must then be conscientiously and skilfully 
administered. The practical stens which must be 
taken to carry out these proposals will be 
described in detail in Part II, "The Implementa- 
tion of the Langley Plan". 
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